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Addressing Inner-City Blight through
Place-based Economic Development

ü1949 Federal Housing Act (Urban Renewal)
Å57,000 acres of land; 300,000 families displaced

ü1966 Federal Demonstration Cities and 
Metropolitan Development Act (Model Cities)

ü1970s-present State Enterprise Zones 

ü1990s-present  Federal Zones (Empowerment,  
Promise, Opportunity)



ÅDesignation 2014- 2024

Å31% poverty rate 

Å10% unemployment rate

Å30% residents 25 and older 
without a HS diploma

ÅMedian income $28,000

Å22 sq. miles (19 census 
tracts)

ÅDesignation allows for 
advantage to federal funds, 
tax incentives

San Antonio Eastside Promise Zone (EPZ)



Total EPZ funding= $72 million +



Research Questions

üDo EPZ census tracts experience a decrease in 

poverty?

üDo EPZ census tracts experience an increase in 

employment rate?  

üDo EPZ census tracts experience an increase in 

median home value? 



Data and Methods

ü19 EPZ | 45 East/West/South (non-EPZ) Census 

Tracts

üCase Study Method

üLongitudinal Tract Database (1980-2010)

üLongitudinal linear mixed model (LTDB)

üU.S. Census Bureau OnTheMap

ü2013 and 2018 ACS 5-year estimates 

üDifference-in-Difference (ACS data) 



Eastside 
Promise Zone

East/West/South

Non-EPZ



Research Aim #1

Do EPZ census tracts experience 
a decrease in poverty?



Poverty Rate in Bexar County, 
East/West/South and EPZ (1980-2010)



Regression Models Predicting Poverty Using 
Difference-in-Difference Method, ACS 2013 and 2018 
5-Year Estimates 

Base Model Model with Covariates  

 

Independent Variable Poverty Independent Variable Poverty 

    

Treated 0.101 (0.096) Treated NS 

Time -0.106 (0.074) Time NS 

DID -0.049 (0.136) DID NS 

  Employed NS 

  Female Head HH + *  

  HH Income -- ***  

  High School Grad NS 

  Some College and Above NS 

   Minority NS 
 

EPZ tracts experience a 4.9 percent decrease in poverty when compared to      

non-EPZ tracts but the difference is not significant. 



Research Aim #2

Do EPZ census tracts experience 
an increase in employment?



Census Bureau OnTheMap Analysis 
EPZ Resident Employment 2017 

Å60% Latino and 25% Black

Å93% EPZ Residents work 
outside EPZ

Å32% make $1,250/mo or less

Å71% work in service industry 
jobs

ÅLess than 10% have a 
bachelorôs degree



Regression Models Predicting Employment Using 
Difference-in-Difference Method, ACS 2013 and 2018 
5-Year Estimates 

 Base Model Model with Covariates 

 

Independent Variable Employment Independent Variable Employment 

    

Treated 3.751 (1.520)* Treated +**  

Time 1.933 (1.172) Time +**  

DID -6.581 (2.150)** DID --***  

  Poverty --***  

  Female Head HH NS 

  High School Grad NS 

  Some College and Above +*  

  Minority --*  

EPZ tracts experience a 6.6 percent decrease in employment when 

compared to non-EPZ tracts and the difference is significant at p<.01



Research Aim #3

Do households in the EPZ census 
tracts experience an increase in 

median home value?



Median Home Values in Bexar County, 
East/West/South and EPZ (1980-2010)



Regression Models Predicting Median Home Value
Using Difference-in-Difference Method, ACS 2013 
and 2018 5-Year Estimates 

Base Model Model with Covariates 

 

Independent Variable Median Home Value Independent Variable Median Home Value 

    

Treated 0.023(0.046) Treated NS 

Time 0.062 (0.035) Time NS 

DID 0.066 (0.064) DID NS 

  Employed NS 

  Female Head HH --*  

  HH Income + ***  

  High School Grad +*  

  Some College and Above +***  

  Minority --***  
 

EPZ tracts experience a 6.6 percent increase in median home value 

when compared to non-EPZ tracts but the difference is not significant. 



Wheatley Courts East Meadow 

Apartments

Photo credit:  Lisa Krantz, San Antonio Express-News, 2012



Housing is becoming out of reach for 

residents on the Eastside where the 

household median income is 

approximately $30,000/year





Summary Findings

ÅNo statistically significant difference between EPZ 
and non-EPZ tracts in poverty and median home 
values

ÅStatistically significant decrease between EPZ and 
non-EPZ in employment



Housing Challenges in 
Texas Cities

ÅPopulation Growth

ÅRising Housing Costs

ÅStagnant Wages

ÅLimited land use

ÅAffordability

ÅGentrification

ÅGrowing Homeless population



Public Facility Corporations

A Tool to Address the 

Housing Challenges 

for Low-Income Families?  



Public Facility Corporations

ÅA PFC is created by a public entity, for ex. the San Antonio 
Housing Trust (SAHT) PFC or the San Antonio Housing 
Authority (SAHA) PFC

ÅAllows developers to partner w/ a PFC on developments in 
exchange for a 50% to 100% property tax exemption

ÅThese partnerships are created to provide ñaffordableò 
housing where a percent of units target households with 
lower household incomes 



Housing Costs

ÅHow do we define ñAffordableò? No more than 1/3 of monthly 
household income on housing (includes utilities), but cities 
are grappling with this definition

ÅHUD uses Area Median Income (AMI) for a Metropolitan 
Statistical Area (MSA)

ÅChallenge is that AMI is used from MSA (not for city)
ÅSan Antonio-New Braunfels AMI= $74,073 (family 3)

ÅSan Antonio AMI= $62,505 (family 3)



Public Facility Corporations

ÅPublic Facility Corporations and the Section 
303.042(f) Tax Break for Apartment Developments 
in Texas:  A boon for affordable housing OR a 
windfall for apartment developers?

ÅGroundbreaking report from UT School of Law 
Entrepreneurship and Community Development 
Clinic on PFC and the reforms needed



Who Makes These 

Decisions in San 

Antonio?

Developers receive 

property tax breaks 

for years 75 years

What are the trade-offs?

San Antonio Housing Trust 

PublicFacility Corporation

- Five City Council members 

are appointed by the Mayor 

San Antonio Housing 

Authority

- SAHA board members

Some well-known 

developers include: 

- NRP Group  

Developments

- Lynd Companies 

- Post Investment 

Companies 

- AREA Real Estate 

- etc.

- Cities, school districts, 

public hospitals, 

community college 

systems lose out on tax 

revenue

- Renters and property 

taxpayers experience 

higher rents and property 

taxes 

- Individuals and families 

are unable to find truly  

affordable housing 



Lost Property Tax Revenue 
in San Antonio

ÅThe figure at right is based on 12 
properties in San Antonio and more 
on the way

ÅOnly 69 units out of 3,406 are for 
families earning between $31,252 -
$40,628 (50-65% AMI) in San 
Antonio



Map of report where PFC developments are occurring


